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LEGAL DESCRIPTION
OF PROPERTY: A portion of the NE %4 of Section 18, TSN, R20W, P.M.M., Ravalli
' County, Montana.

APPLICATION

INFORMATION: The subdivision application was determined complete on February 8,
2008. Agencies were notified of the subdivision and comments
received by the Planning Department not included in the application
packet are Exhibits A-1 through A-7 of the staff report. This
subdivision is being reviewed under the subdivision regulations
amended May 24, 2007.

LEGAL NOTIFICATION: Notice of fh_e project was posted on the property and adjacent
property owners were natified by regular mail dated March 5, 2008.

DEVELOPMENT
PATTERN: Subject property:  Vacant :
North; Low Density Residential/Agricultural
Sauth: Residential
East; Residential
West: Residential
INTRODUCTION

The North Park, Bonanza Lands No. 2, AP first minor subdivision is a five-lot subdivision of 10.01
acres located south of Hamilton. The proposed development is located in an-area of residential
use. All lots are proposed for residential use. The proposed development was originally platted as
dedicated Iand to Ravalli County as a result of the Bonanza Lands No. 2 development. Ravalli
County sold the lot to Jeff Reynolds in 2007. '

Staff recommends approval of the variance request and conditional approval of the subdivision
proposal. B '
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RAVALL] COUNTY BOARD OF COUNTY COMMISSIONERS
APRIL 15, 2008

NORTH PARK, BONANZA LANDS NO. 2, AP
FIVE-LOT FIRST MINOR SUBDIVISION

RECOMMENDED MOTION :

1, That the variance request from Section 5-4-4(d) of the RCSR, to relieve the subdivider from
connecting the internal subdivision roadway to Ponderosa Drive, be approved, based on the
findings of fact and conclusions of law in the staff report, and subject to the conditions in the
staff report.

2, That the North Park, Bonanza Lands No. 2, AP Minor Subdivision be approved, based on the
findings of fact and conclusions of law in the staff report and subject to the conditions in the
staff report. (Staff Note: The BCC should make a decision on whether or not to accept the
applicant’s proposal of cash-in-lieu of parkland dedication as part of the motion.)

RECOMMENDED MITIGATING CONDITIONS OF APPROVAL FOR THE SUBDIVISION

1. A document entitled “Notifications to Future Property Owners” that includes the following
notifications and the attachments listed below shall be included in the submittal of the final plat
to the Planning Department and filed with the final plat:

Notification of Proximity to Agricultural Operations. This subdivision is located near
existing agricultural activities. Some may find activities associated with normal agricultural
activities objectionable and dangerous. (Section 3-2-8(b)(v), RCSR, Effects on Agriculture)

Notification of Irrigation Facilities and Easements. Within this subdivision there is an
irrigation easement and drainage easement, as shown on the final plat. All downstream water
right holders have the right to maintain and repair their irrigation facilities whenever necessary
to keep them in good condition. Activities associated with the maintenance of irrigation facilities
may include the operation of heavy equipment, the occasional burning of ditch vegetation, and
the use of herbicides. Downstream water right holders must approve any relocation or
alteration (e.g. installation of a culvert) of irrigation ditches/pipelines. Any act that damages or
destroys a ditch, interferes with its operation or maintenance in any way, or restricts access to
the ditch so as to interfere with its maintenance, which includes but is not limited to the
placement of structures or the planting of vegetation other than grass, is expressiy prohibited.
(Section 3-2-8(a), RCSR, Prerequisites to Approval, and Section 3-2-8(b)(v),, RCSR, Effects
on Agricuftural Water User Facilities)

Notification of Road Maintenance Agreement. The internal subdivision road, Cochise Way,
is not maintained by Ravalli County, the State of Montana, or any other governmental entity.
Neither the County nor the State assumes any liability for lacking or improper maintenance. A
road maintenance agreement for these roads was filed with this subdivision and outlines which
parties are responsible for maintenance and under what conditions. (Section 3-2-8(b)(v),
RCSR, Effects on Local Services)

Notification of “Very Limited” Soils. Within this subdivision there are areas of the property
identified as potentially having soils rated as “very limited” for road construction and building
sites. The approximate locations of these areas can be found on a reduced copy of the final
plat and descriptions of the severe soils in question are included as exhibits to this document
[the subdivider shall include the reduced plat and exhibits as attachments]. (Section 3-2-
8(b)(v), RCSR, Effects on Public Health and Safety)
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2. I5r0tective covenants for this subdivision shall be submitted with the final plat that include the
following provisions:

Living with Wildlife. Homeowners must accept the responsibility of living with wildlife and
must be responsible for protecting their vegetation from damage, confining their pets, and
properly storing garbage, pet food, livestock feed and other potential attractants. Homeowners
must be aware of potential problems associated with the occasional presence of wildlife such
as deer, elk, black bear, mountain lion, wolf, coyote, fox, skunk, raccoon and magpie. Each lot
owner shall obtain or be provided and read a copy of the brochure “Living with wildlife,”
available from the Montana Fish, Wildlife & Parks office in Missoula for brochures that can help
homeowners “live with wildlife.” Alternatively, see FWP’s web site at www.fwp.mt.gov. (Section
3-2-8(b)(v}), RCSR, Effects on Agriculture and Wildlife & Wildlife Habitat)

The following covenants are designed to help minimize problems that homeowners could have
with wildlife, as well as helping homeowners protect themselves, their property and the wildlife
that Montanans value.

a. There is high potential for vegetation damage by wildlife, partlcularly from deer feeding
on green lawns, gardens, flowers, ornamental shrubs and trees in this subdivision.
Homeowners must be aware of this potential damage. They should be prepared to take
the responsibility to plant non-palatable vegetation or protect their vegetation (fencing,
netting, repellents) in order to avoid problems. Homeowners should consider landscaping
with native vegetation that is less likely to suffer extensive feeding damage by deer.

b. Gardens, fruit trees or orchards are a major wildlife attractant, and fruit-bearing trees
and shrubs can regularly attract bears in the fall. Keep produce and fruit picked and off the
ground, because ripe or rotting fruit or vegetable material can attract bears, skunks and
other wildlife. Gardens should be fenced with one-foot of fencing material below ground
level and be af least eight feet in height, in order to discourage wildiife such as deer from
feeding in gardens. The top rail should be made of something other than wire to prevent
wildlife from entanglement. Netting over gardens can help deter birds from eating berries.
Electric fencing is necessary to effectively prevent wildiife such as bears from entering a
garden or fruit tree/shrub area, but only if the fence is properly constructed and regularly
monitored and maintained to ensure proper use and function. Consult with the Montana

- Department of Fish, Wildlife and Parks on the proper techniques to develop and maintain
an effective electric fence. '

c. If stored outdoors, garbage should be in secure bear-resistant containers; otherwise it
should be stored indoars prior to curbside pick-up or transport {o a centralized garbage
collection site, in order to avoid attracting wildlife such as bears and raccoon. If curbside
garbage pick-up is available, garbage cans may not be set out until the morning of garbage
pickup and must be brought in no later than that same evening. (Consult Montana Fish,
Wildlife & Parks for information on purchasing or constructing bear-resistant trash
containers or storage areas.)

d. Do not feed wildlife or offer supplements (such as salt blocks), attractants, or bait for deer
or other wildlife. Feeding wildlife results in unnatural concentrations of animals that could
lead to overuse of vegetation and disease transmission. Such actions unnecessarily
accustom wild animals to humans, which can be dangerous for both. It is against state law
(MCA 87-3-130) to purposely or knowingly attract bears with supplemental food attractants
(any food, garbage, or other attractant for game animals) or to provide supplemental feed
attractants in a manner that results in “an artificial concentration of game animals that may
potentially contribute to the transmission of disease or that constitutes a threat to public
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safety.” Also, homeowners must be aware that deer might occasionally attract mountain
lions to the area.

e. Birdseed is an attractant to bears, and outdoor birdfeeders are strongly discouraged from
April 1% through the end of November If used, bird feeders must: a) be suspended a
minimum of 20 feet above ground level, b) be at least 4 feet from any support poles or
points, and ¢} should be designed with a catch plate located below the feeder and fixed
such that it collects the seed knocked off the feeder by feeding birds.

f. Pets must be confined to the house, in a fenced yard, or in an outdoor kennel area when
not under the immediate control of the owner, and not be allowed to roam as they can
chase and kill big game and small birds and mammals. Under current state law it is illegal
for dogs to chase hoofed game animals and the owner may alsc be held guilty (MCA 87-3-
124). Keeping pets confined also helps protect them from predatory wildlife.

g. Pet food and livestock feed must be stored indoors, in closed sheds or in animal-resistant
containers in order to avoid attracting wildlife such bears, mountain lions, skunks,
raccoons, and other wildlife. When feeding pets and/or livestock do not leave food out
overnight. Consider feeding pets indoors so that wild animals do not learn to associate
food with your home.,

h. Barbecue grills should be stored indoors, and permanent outdoor barbecue grills are
discouraged. Keep all portions of the barbecues clean. Food spills and smells on and near
the grill can attract bears and other wildlife.

i. Consider boundary fencing that is no higher than 3-1/2 feet (at the top rail or wire) and no
lower than 18 inches (at the bottom rail or wire) in order to facilitate wildlife movement and
help avoid animals such as deer becoming entangled in the fence or injuring themselives
when trying to jump the fence. We encourage the use of split rail fences.

J-  Compost piles can attract skunks and bears and should be avoided. If used they should
be kept indoors or built to be wildlife-resistant. Compost piles should be limited to grass,
leaves, and garden clippings, and piles should be turned regutarly. Adding lime can reduce
smells and help decomposition. Do not add food scraps. (Kitchen scraps could be
composted indoors in a worm box with minimum odor and the finished compost can later
be added to garden soil.)

k. Aplaries (bee hives) could attract bears in this area and should be avoided. (If used,
consult Montana Fish, Wiidlife & Parks or the U.S. Fish & Wildlife Service for help in
pianning and constructing an apiary system that will help deter bears.)

a. These “living with wildlife” covenants cannot be altered or eliminated without consent of the
governing body (Ravalli County Commissioners).

Lighting for New Construction. To promote public health and safety, reduce energy
consumption, and reduce impacts to nocturnal wildlife, full cut-off lighting is recommended for
any new construction within this subdivision. A full cut-off fixture means a fixture, as installed,
that is designed or shielded in such a manner that all light rays emitted by the fixture, either
directly from the lamps or indirectly from the fixture, are projected below a horizontal plane
through the lowest point on the fixture where light is emitted. The source of light should be fully
shielded on the top and sides, so as not to emit light upwards or sideways, but only allowing
light to shine down towards the subject that is to be lighted. For more information, visit
www.darksky.org. (Section 3-2-8(b)(v), RCSR, Effects on Natural Environment and Public -
Health and Safety)

Radon Exposure. The owner understands and accepts the potential health risk from radon
concentrations, which are presently undetermined at this location. Unacceptable levels of
radon can be reduced through building design and abatement techniques incorporated into
structures. Property owners are encouraged to have their structures tested for radon. Contact
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the Ravalli County Environmental Health Department for further information. (Section 3-2-
8(b)(v), RCSR, Effects on Public Health & Safety}

Control of Noxious Weeds. A weed control plan has been filed in conjunction with this
subdivision. Lot owners shall control the growth of noxious weeds on their respective [ot(s).
Contact the Ravalli County Weed District for further information. (Section 3-2-8(b}(v), RCSR,
Effects on Agricuffure and Natural Environment)

Required Posting of County-Issued Addresses for Lots within this Subdivision. The
Hamilton Rural Fire District has adopted the Fire Protection Standards, which require lot
owners to post County-issued addresses at the intersection of the driveway leading to each
residence and the road providing access to the lot as soon as construction on the residence
begins. (Section 3-2-8(b)(v), RCSR, Effects on Local Services and Public Health & Safety)

Access Requirements for Lots within this Subdivision. The All Valley Fire Council, which
includes the Hamilton Rural Fire Department, has adopted the Fire Protection Standards, All
accesses, including driveways to residences over 150’ in length, must have a minimum
unobstructed travel surface width of 22', a vertical clearance of 13'6” and an all-weather
surface that can accommodate the weight of a fire truck. Please contact the Hamilton Rural
Fire Department for further information. (Section 3-2-8(b){v), RCSR, Effects on Local Services
and Public Health & Safety)

Building Standards. The All Valiey Fire Council recommends that houses within this
subdivision be built to international Residential Building Code (IRBC) building standards. It is
recommended that any commercial buildings be constructed to meet state building code
requirements. (Section 3-2-8(b)(v), RCSR, Effects on Local Services and Public Health &
Safety) ‘

Wood Stoves. The County recommends that home owners refrain from installing wood stoves
if possible. The County further recommends that wood and other biomass burning stoves not
be used as the primary heat source. If a homeowner chooses to burn wood as a back-up heat
source, the County strongly encourages them to install an EPA-certified wood stove as the
hest option to reduce air poliution and more specifically, io install an EPA-certified pellet stove.
More information on low emission, EPA-certified wood stoves is available at
http://www.epa.goviwoodstoves/index.html. The State of Montana offers an Alternative Energy
Systens Tax Credit to offset the cast of purchasing and installing a low emission wood or
biomass combustion device such as a pellet or wood stove. Besides the tax credit for
qualifying wood stoves, individual Montana residents can claim a tax credit for energy
conservation investments made to a home or other buiiding. For more information on the
energy conservation tax credits and ways to save energy, please ses the Warm Hearts, Warm
Homes webpage (http://deq.mt.gov/Energy/warmhomes/index.asp) on the Montana

. Department of Environmental Quality's website. {(Section 3-2-8(b)(v), RCSR, Effects on the
Natural Environment)

Archeological Resources. If any archaeological, historic, or paleontological sites are
discovered during road, utility, or building construction, all work will cease and the State
Historic Preservation Office shall be contacted to determine if the find constitutes a cultural
resource and if any mitigation or curation is appropriate. (Section 3-2-8(b}(v), RCSR, Effects
on Natural Environment)

Limitation of Access onto a Public Road. A "no-ingress/egress" restriction exists along the
Ponderosa Drive frontage of this subdivision. All lots within this subdivision must use the
approved approach off of Skalkaho Highway. Locations of the no-ingress/egress restrictions
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can be found on a reduced copy of the final plat. [The subdivider shall provide a reduced copy
of the plat showing the no-ingress/egress zones.] This limitation of access may be lifted or
amended only with the approval of the Montana Department of Transportation and the Board
of Ravalli County Commissioners. (Section 3-2-8(b)(v), RCSR, Effects on Local Services
and Public Health and Safety and Variance) '

Maintenance of Fencing along Hedge Ditch. The owners of Lots 1 and 2 shall be

. responsible for maintaining the safety fencing located along the northern subdivision boundary.
Each lot owner shall be responsible for maintaining the portion of the fence on their lot to meet
the specifications in Section 5-6-2(b) of the Ravalli County Subdivision Regulations. (Effects on
Public Health & Safety)

Amendment. Written governing body approval shall be required for amendments to provisions
of the covenants that were required to be included as a condition of subdivision approval.
(Section 3-2-8(b){v), RCSR, Effects on alf six criteria)

. The subdivider shall include an RSID/SID waiver in a notarized document filed with the

subdivision piat that states the following: Owners and their successors-in-interest waive all
rights in perpetuity to protest the creation of a city/rural improvement district for any purpose
allowed by law, including, but not limited to a community water system, a community
wastewater treatment system, and improving and/or maintaining the roads that access the
subdivision including related right-of-way, drainage structures, and traffic contro! signs.
(Section 3-2-8(b)(v), RCSR, Effects on Local Services)

. The subdivider shall provide evidence with the final plat submittal that they have applied for
County-issued addresses for each lot within this subdivision. (Section 3-2-8(b)(v), RCSR,
Effects on Local Services and Public Health & Safety)

Prior fo final plat approval, the subdivider shall provide a letter from the Hamilton Rural Fire
District stating that the subdivider has provided the required 1,000 gallon-per-minute water
supply or 2,500 gallon-per-lot water storage for fire protection for all Iots. Alternatively, the
subdivider may provide evidence that a $500 per lot contribution has been submitted to the
Hamilton Rural Fire District with the final plat submittal in lieu of the required water supply or
water storage for fire protection. (Section 3-2-8(b)(v), RCSR, Effects on Local Services and
Public Health & Safety)

. The following statement shall be shown on the final plat: “The All Valley Fire Council, which
includes the Hamilton Rural Fire District, has adopted the Fire Protection Standards. All
accesses, including driveways to residences over 150’ in length, must have a minimum
unobstructed travel surface width of 22°, a vertical clearance of 13'6" and an all-weather
surface that can accommodate the weight of a fire truck. Please contact the Hamilton Rural
Fire District for further information”. (Section 3-2-8(b)(v), RCSR, Effects on Local Services and
Public Health & Safety)

. The subdivider shall provide evidence that a 60-foot wide “public road and utility easement”
has been filed through Tract A-1 of Certificate of Survey #5783 prior to final plat approval,
(Section 3-2-8(a), Prerequisites to Approval and Section 3-2-8(b)(v), RCSR, Effects on Local
Services) '

. The internal subdivision road shall be labeled as a “public road and utility easement” on the
final plat. (Section 3-2-8(a), RCSR, Prerequisites fo Approval and Section 3-2-8(b){v), RCSR,
Effects on Local Services)
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10.

1.

12

13.

The final plat shall show a na-ingress/egress zone along the Ponderosa Drive frontage of the
subdivision, as requested by the Montana Department of Transportation. (Section 3-2-8(b)(v),
RCSR, Effects on Local Services and Public Health and Safety and Variance)

A stop sign and road name sign shall be installed at the intersection of Cochise Way and
Skalkaho Highway prior to final plat approval, (Section 3-2-8(b)(v), RCSR, Effects on Local
Services and Public Health and Safety)

The subdivider shall submit a letter or receipt from the Hamilton School District stating that
they have received an (amount)-per-lot contribution prior to final plat approval. (Section 3-2-
8(b)(v), RCSR, Effects on Local Services)

The subdivider shall submit an (amount)-per-unit contribution to the Ravalli County Treasurer’s
Office to be depasited into an account for Public Safety Services (Sheriff, E-911, DES) prior to
final plat approval. (Section 3-2-8(b)(v), RCSR, Effects on Local Services and Public Health &

Safety))

The subdivider shall provide for a 10-foat wide irrigation easement along the eastern boundary
of the subject property, as proposed on the preliminary plat. in addition, the subdivider shall
also record a 5-foot wide irrigation easement along the western boundary of Tract A-1,
Certificate of Survey #5783, as shown on the preliminary plat, prior to final piat approval,
(Section 3-2-8(a}, RCSR, Prerequisites fo Approva! and Section 3-2-8(b)(v), RCSR, Effects on
Agricuftural Water Users)

FINAL PLAT REQUIREMENTS (RAVALLI COUNTY SUBDIVISION REGULATIONS)

The fo!lowmg items shall be included in the final plat submittal, as required by the Ravalli County
Subdivision Regulations, Section 3-4-4(a)} et seq.

1.

A statement from the project surveyor or engineer prior to final plat approval outlining how
each final plat requirement or condition of approval has been satisfied.

One paper and two mylar 18” x 24" or larger copies of the final piat, completed in accordance

with the Uniform Standards for Final Subdivisions Plats (ARM 8.94.3003). (One paper copy

may be submitted for the first proofing.) The final plat shall conform to the prefiminary plat

decision. The features listed in RCSR Section 3-4-4(a)({i) are required on the Final Plat.

Foliowing are specific features related to this subdivision:

a) Existing and proposed utility easements, as shown on the preliminary plat, shall be shown

" onthe final plat. (see also, Prerequisite to Approval A)

b) The easement for Cochise Way shall be labeled as a 60-foot wide public road and utility
easement on the final plat. '

¢) The final plat shall show a no-ingress/egress zone along the Ponderosa Drive frontage of
the subdivision, as requested by the Montana Department of Transportation. (Condition 9)

d) The proposed irrigation easement shall be shown on the final plat, as shown on the
preliminary plat. (Condition 14)

The original copy of the preliminary plat decision shall be submitted with the final plat submittal.
Any variance decisions shall be submitted with thé final plat submittal.

Copies of extensions of the preliminary plat approval period shall be submitted with the final
plat submittal.
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10.

11.

12,

13.
14.

13.

16.

17.
18.

18.

20.

21.

22.

The final plat review fee shall be submitted with the final plat submittal.

Consent to Plat form, including notarized signatures of all owners of interest, if the developer is
not the underlying title holder, shall be submitted with the final plat submittal.

A Title Report or updated Abstract dated no less than one (1) year prior to the date of submittal
shall be submitted with the final plat submittal.

The DEQ Certificate of Subdivision Approval or RCEH approval shall be submitted with the
final plat submittal.

Copy of the General Discharge Permit for Stormwater Associated with Construction Activity
from the DEQ shall be submitted with the final plat submittal,

The approved Ground Disturbance and Noxious Weed Management Plan for the control of
noxious weeds and the re-vegetation of all soils disturbed within the subdivision shall be
submitted with the final plat submittal,

A Copy of the appraisal report, dated no less than six (6) months from the date of the final plat
submittal, for calculating the cash-in-lieu or parkiand dedication and a receipt from the County
Treasurers Office for the payment of the cash-in-lieu dedication.

Road and Driveway approach and encroachment permits from MDOT.

Evidence of a Ravalli County-approved road name petition(s) for each new road.

Final Road Plans and Grading and Storm Water Drainage Plan shall be submitied with the final
plat submitfal.

Road certification (Staff Note: Final approval from the Road Department shali meet this
requirement.)

Utility availability certification(s) shall be submitted with the final plat submittal.
A road maintenance agreement, signed and notarized, shall be submitted with the final plat.

A notarized statement from each downstream water user specifically authorizing any alteration,
such as installation of culverts, bridges, etc., or relocation of any ditch.

Protective covenants to be filed with the final plat that are signed and notarized shall be
submitted with the final plat submittal.

Copies of permits issued by the Bitterroot Conservation District or the US Army Corps of
Engineers when construction occurs on environmentally sensitive features shall be submitted
with the final plat submittal. ‘

A copy of the letter sent to the Hamilton School District stating the subdivider has made or is
not willing to make a voluntary contribution to the school district to mitigate impacts of the
subdivision on the school district that are not related to capital facilities; shall be submitted with
the final plat submittal.
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23. Evidence that improvements have been made in accordance with the conditions of approval
and requirements of final plat approval and certified by the subdivider; Professional Engineer,
or contractor, as may be appropriate and required. A Professional Engineer's certification shall
be required in any instance where engineered plans are required for the improvement.-
Alternatively, an improvements-agreement and guaranty shall be required. (Refer to Section 3-
4-2). The following Improvements are proposed with this-proposal. '

« The subdivider shall improve Cochise Way to meet County standards (addressed above).

« A'stop and road name sign shall be installed at the intersection of Cochise Way and
Skalkaho Highway,. : ‘ :

« The subdivider shall install a fence along the northern property boundary in accordance
with Section 5-6-2(b) of the Ravalli County Subdivision Regulations.
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SUBDIVISION REPORT

‘COMPLIANCE WITH PREREQUISITES TO APPROVAL

. Section 3-2-8(a) of the RCSR states that the BCC shall not approve or conditionally approve a
subdivision application and preliminary plat unless it establishes by credible evidence that the
proposed subdivision meets the following requirements:

A. Provides easements for the location and installation of any pianned utilities.
. Findings of Fact

1.
2.

Existing utility easements are located along Skalkaho Highway. (Application)

The internal road system will be located within a proposed 60-foot wide public road and
utility easement. A portion of the easement is located on Tract A-1 of Certificate of Survey
#5783, which is also owned by the applicant, {Application)

Existing and proposed utility easements are required to be shown on the final piat.
(Requirement 2)

The subdivider shall provide evidence that a 60-foot wide “public road and utility easement”
has been filed through Tract A-1 of Certificate of Survey #5783 prior fo final plat approval.
{Condition 7)

The appficant is required to submit utility availability eertff' ication(s) with the final plat
submittal. (Requirement 17)

Conclusion of Law

The proposed subdivision application provides for utility easements.

B. Provides legal and physical access to each parcel within the subdivision and the
notation of that access is included on the applicable plat and in any instrument
transferring the parcel.

Findings of Fact

1.
2.
3.

The subject property is accessed from U.S. Highway 93, Skalkaho Highway, and the

proposed internal road. (Application)

U.8. Highway 93 and Skalkaho Highway are state highways that provide legal and physical

access. (Application)

The applicant is proposing to construct the internal road, Cochise Way, to meet County.

standards. (Application)

The applicant is proposing a 60-foot wide private road and utility easement for Cochise

Way. (Application)

A Road Maintenance Agreement outlines what parties are responsible for maintaining

Cochise Way, and under what conditions. (Application)

To ensure legal and physical access to the subdivision the following requirements shalf be

met:

» Prior to final plat approval, the subdivider shall submit a copy of the recorded 60-foot
wide public road and utility easement for the entire length of Tract A-1, Certificate of
Survey #5783. {Condition 7)

» The easement for Cochise Way shall be labeled as a 60-foot wide public road and utifity
easement on the final plat. (Requirement 2(b), Condition 8)

» Final approval from the Ravalli County Road and Bridge Department that Cochise Way
was constructed to meet County standards-shall be submilted with the final plat. This
packet shall include final road plans and grading and storm water drainage plans, a
road cerfification for Cochise Way, and a final letfer of approvei from the Ravalli County
Road and Bridge Department. (Requirement 16)

e A road maintenance agreement signed and notarized, shall be submitted with the final
plat. (Requirement 18)
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Conclusion of Law
With the requirements of final piat approval, legal and physical access will be provided by U.3.
Highway 93, Skalkaho Highway, and the internal road Cochise Way.

C. Assures that all required public or private improvements will be installed before final
plat approval, or that their installation after final plat approval will be guaranteed as
provided by Section [3-4-2] of these regulations. o
Finding of Fact

The subdivider Is required o submit evidence that the foliowing improvements have been

made in accordance with the conditions of approval and requirements of final plat approval

and certified by the subdivider prior to final plat-approval (Requirement 23):

« The subdivider shall install a fence along the northern property boundary in accordance
with Section 5-6-2(b) of the Ravalli County Subdivision Regulations.

» Cochise Way shall be constructed to meet county standards

A stop and road name sign shall be installed at the intersection of Caochise Way and
Skalkaho Highway

Conclusion of Law
The final plat requirements or an improvements agreement and guaranty will ensure that all
improvements are installed.

D. Assures that the requirements of 76-3-504(1)(j), MCA, regarding the disclosure and
disposition of water rights as set forth in Chapter 5 have been considered and will be
accomplished before the firal plat is submitted.

Finding of Fact
There are no water rights associated with the subject property. (Application)

Conclusion of Law
This requirement does not apply fo the Bonanza Lands No. 2, North Park proposal,

E. Assures that the requirements of 76-3-504{1)(k) MCA, regarding watercourse and
irrigation easements as set forth in Chapter 5 have been considered and will be
accomplished before the final plat is submitted.

Findings of Fact '

1. 76-3-504(1)(k) MCA states that, except as provided in subsection (1)}(k)(ii) {the proposal
does not meet the criteria in this subsection), the subdivider is required to establish ditch
easements in the subdivision that: ‘

(a) are in locations of appropriate topographic characteristics and sufficient width to aliow
the physical placement and unobstructed maintenance of open ditches or
belowground pipelines for the delivery of water for irrigation to persons and fands
legally entitled to the water under an appropriated water right or permit of an irrigation
district or other private or public entity formed to provide for the use of the water right
on the subdivision lots; _

(b) are a sufficient distance from the centerline of the ditch to allow for construction,
repair, maintenance, and inspection of the ditch; and

(c) prohibit the placement of structures or the planting of vegetation other than grass
within the ditch easement without the written permission of the ditch owner.

2. There is an existing, buried irrigation line traversing from the Hedge Ditch through Lots 1
and 4 of the property. The applicant is proposing to relocate the irmigation ditch along the
eastern boundary of the subdivision. {(Preliminary Plat)
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3.

The subdivider is proposing a 10-foot wide irrigation easement along the eastern boundary
of the proposal. In addition to the 10-foof easement, the subdivider, who also owns Tract A~
1 of Certificate of Survey #5783, is proposing an additional 5 feet of easement along the
western boundary of said lot. (Preliminary Plat) :
The placement of structures or the planting of vegetation other than grass within the
irrigation easement is prohibited. (76-3-504(1)(k) MCA).

To ensure that the provisions of 76-3-504(1)(k) MCA are mef, the following requirements

and condjtions shall be met prior to final plat approval:

* The proposed 10-foot wide irrigation easement is required to be shown on the final plaf,
as shown on the preliminary plat. (Condition 14 and Requirement 2)

» The subdivider shall record a 5-foot wide irrigation easement along the western

- boundary of Tract A-1, Certificate of Survey #5783. (Condition 14)

» A notification that the placement of structures or the planting of vegetation other than
grass is prohibited without the written permission of the djtch owner shall be included in
the notifications document. (Condition 1)

» The applicant shall submit a notarized statement from each downsfream water user
specifically authorizing the relocation of the ditch. (Requirement 19)

Conclusion of Law

With the requirements and conditions of final plat approval, this prerequisite will be met.

. Provides for the appropriate park dedication or cash-in-lieu, if applicable.
rindings of Fact

el

The parkland dedication requirement is 0.52 acres. (Application)

All lots within the subdivision are proposed for residential use. (Application}

The subdivider has proposed cash-in-lieu of parkland dedication. (Application)

In a letter dated December 1, 2007, Bob Cron of the Ravalli County Park Board indicated
that the Park Board concurs with the subdivider's proposal to provide cash-in-tieu for
parkland dedication. (Exhibit A-1) '

Conclusion of Law

With the acceptance of a cash-in-lieu payment, the parkland requirement will be met.

COMPLIANCE WITH APPLICABLE REGULATIONS

Section 3-2-8(b) of the RCSR states that in approving, conditionally approving, or denying a
subdivision application and preliminary plat, the BCC shall ensure the subdivision application
meets Section 3-2-8(a) above, and whether the proposed subdivision complies with:

A. These regulations, including, but not limited to, the standards set forth in Chapter 5.

Findings of Fact

1.

. The lot layout as indicated on the preliminary plat meets the design standards in Chapter 5

of the RCSR, with the exception of Section 5-4-4(d). Staff is recommending conditional
approval of the variance request. (Subdivision File and Variance Report)

2. The road design has been approved by the Ravalli County Road and Bridge Department

3.

and meets the applicable standards in the RCSR. (Exhibit A-2)

This development plan proposal has followed the necessary application procedures and
has been reviewed in compliance with Chapter 3 of the Ravalli County Subdivision
Regulations. (Subdivision File)

Conclusions of Law

1. With conditional approval of the variance, the subdivision applicatioh meets all applicable

standards required in the RCSR,
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2. The procedures for the application and review of this propased subdivision have been
followed.

B. Applicable zoning regulations.

Findings of Fact

1. The subject property is under the jurisdiction of the interim zoning reguiation limiting
subdivisions to a density of one dwelling per two acres (recorded as Resolution 2038). The
application complies with Resolution 2038,

2. The property is not within one of the voluntary zoning districts in Ravalli County.
(Application)

Conclusions of Law
This proposal comphes with existing zonlng regulations.

Existing covenants and/or deed restrictions.

Findings of Fact

1. There were covenants filed with the original Bonanza Lands No. 2 subdivision. (Application)
2. The existing covenants do not regulate future subdivision or lot size. (Staff Determination)

Conclusion of Law
The proposal is in conformance with existing restrictive covenants.

D. Other applicable regulations.

Findings of Fact
1. Following are reguiations that may apply to this subdivision:
« Montana Subdivision and Platting Act, Title 76, Chapter 3, MCA
Montana Sanitation in Subdivisions Act, Title 76, Chapter 4 MCA
Ravalli County Subsurface Wastewater Treatment and Disposal Regulations
Montana. Standards for Subdivision Storm Drainage (DEQ Circular 8)
Applicable laws and policies requiring permits related ic development: (U S. Army Corps
of Engineers, Bitterroot Conservation District, Ravalli County Road.& Bridge:
Department, Montana Department of Transportation, Montana Department of
Environmental Quality, etc.)
2. Prior to final plat approval, the applicants are required to submit permits and evidence that
they have met applicable regulations. (Section 3-4-4(a), RCSR)

Conclusion of Law
The application appears to meet all of the applicable regulations.

E. The MSPA, including but not limited to an evaluation of the impacts of the subdivision '

on the following criteria:

CRITERION 1: EFFECTS ON AGRICULTURE

Findings of Fact:

1.

The proposed minor subdivision on 10.4 acres will result in 5 lots that range n size from 2.00
acres to 2.34 acres. The property is located approximately 2.0 miles south of the city of
Hamilton off U.S. Highway 93 and Skalkaho Highway. (Application)

The parcel was created as part of Bonanza Lands No. 2 and was donated fo the County as
parkland. The County later sold the parcel to the applicant. (Application)

There is no prime farmland or farmland of statewide importance on the property. (Remington
Ridge Subdivision Application and Web Soil Survey, U.S. Department of Agriculture, Natural
Resources Conservation Service (NRCS))
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The property is located in an area of residential and agricultural uses.

The subdivider submitted a Ravalli County Subdivision Noxious Weed Evaluation Form that

stated spotted knapweed is scattered across the property. (Appiication)

Any person proposing a development that needs state or local approval and that results in the

potential for noxious weed infestation within a weed district shall notify the weed board at least 15

days prior to activity. Consequently, 15 days prior to activities requiring a revegetation plan, such

as road construction, a plan shall be submitted to the weed board for approval by the board. (7-

22-2152, MCA)

Folfowing are conditions and requirements of final plat approval that will mitigate the impacts of

the subdivision on agriculture:

» A notification of proximity to agricultural operations Shail be included in the nofifications
document filed with the final plat. The protective covenants, also filed with the final piat,
shall include a provision requiring homeowners o keep pets confined to the house, a
fenced yard, or in an outdoor kennel. (Conditions 1 and 2)

« The approved Ground Disturbance and Noxious Weed Management Plan is required fo be
submitted prior to final plat approval. (Requirement 11)

» A noxious weed control provision shall be included in the protective covenants filed with the
final plat for this subdivision. (Condition 2)

Conclusion of Law:

With the mitigating conditions of approval and requirements of final plat approval, the impacts
of the subdivision on agriculture will be reduced.

CRITERION 2: EFFECTS ON AGRICULTURAL WATER USER FACILITIES

Findings of Fact

1.
2
3.

There are no water rights associated with the property. (Application)

The Hedge Ditch abuts the northern property boundary. (Preliminary Plat)

There is an existing, buried irrigation line traversing from the Hedge Ditch through Lots 1 and 4

of the property. The applicant is proposing to relocate the irrigation ditch along the eastern

boundary of the subdivision. (Preliminary Plat)

The subdivider is propoesing a 10-foot wide irrigation easement along the eastern boundary of

the proposal. In addition to the 10-foot wide easement, the subdivider, who also owns Tract A-

1 of Certificate of Survey #5783, is proposing an additional 5 feet of easement along the

western boundary of said lot. (Preliminary Plat)

The placement of structures or the planting of vegetation other than grass within the irrigation

easement is prohibited. (76-3-504(1)(k) MCA).

To ensure that the provisions of 76-3-504(1)(k) MCA are met, the following requirement and

condition shall be met prior fo final plat approval:

s The proposed 10-foot wide irrigation easement is required to be shown on the final plat, as
shown on the preliminary plat. (Condition 14 and Final Plat Requirement 2)

» The subdivider shall record a 5-foot wide irrigation easement along the western boundary
of Tract A-1, Cerfificate of Survey #5783. (Condition 14)

» A notification that the placement of structures or the planting of vegetation other than grass

" is prohibited without the written permission of the ditch owner shall be included in the
notifications document. (Condition 1)

e The applicant shalf submit a notarized statement from each downstream water user
specifically authorizing the relocation of the ditch. (Requirement 19)

» The subdivider shall install a fence along the northern property boundary in accordance
with Section 5-6-2(b) of the Ravalli County Subdivision Regulations. (Requirement 23)

» The covenants shall include a provision requiring the owners of Lots 1 and 2 to maintain
the fencing along the Hedge Ditch. (Condition 2)
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Conclusion of Law '
With the mitigating conditions of approval and requirements of final plat approval, the impacts
of the subdivision on agricultural water user facilities will be reduced.

CRITERION 3: EFFECTS ON LOCAL SERVICES

Findings of Fact: i

Fire District

1, The subdivision is located within the Hamilton Rural Fire District. (Application)

2. In a letter dated December 5, 2007, Lisa Wade of the Hamilton Rural Fire District stated that
the HRFD does not oppose the proposal as all buildings are constructed to International
Residential Buiiding Code (IRBC) standards and the internal roadway Is constructed to county
standards without any variances. (Exhibit A-3)

3. The Hamilton Rural Fire District has adopted Fire Protection Standards, which address access,
posting of addresses, and water supply requirements. The Fire District also recommends that
houses within this subdivision be built to IRBC building standards. {(Exhibit A-4)

4, The following conditions will mitigate impacts of the subdivision on the Fire District:

e Provisions shall be included in the covenants requiring that addresses are posted as soon
as construction begins and that all driveways over 150 feet meet the standards of thé Fire

~ District. (Condition 2)

e The covenants shall include a recommendation from the Hamilion Rural Fire District stating
that houses within this subdivision should be buitt to International Residential Building Code
(IRBC) building standards. Further, the Hamitfon Rural Fire District requests that any
commercial buildings be constructed to meet state building code requirements. (Condition
2)

« The subdivider shall provide evidence with the final plat submittal that they have applied for
County-issued addresses for each lot within this subdivision. (Condition 4)

e Prior to final plat approval, the subdivider shall provide a letter from the Hamilton Rural Fire
District stating that the subdivider have provided the required 1,000 gallon-per-minute
water supply or 2,500 gallon-per-lot water storage for fire protection for each lot within this
subdivision. Alternatively, the subdivider may provide evidence that a $500-per-lot
contribution has been made to the Hamilton Rural Fire District with the final plat submittal-in
lieu of the required water supply or water storage for fire protection. (Condition 5)

e The following statement shall be shown on the final plat: “The Hamilton Rural Fire District
has adopted Fire Protection Standards. All accesses, including driveways fo residences
over 150’ in length, must have a minimum unobstructed travel surface width of 22, a
vertical clearance of 13'6” and an all-weather surface that can accommodate the weight of
a fire truck. Please contact the Hamilton Rural Fire District for further information”.
{Condition 6)

School District -
5. With this subdivision, It is estimated that approximately 2.5 school-aged children will be added
to the Hamilton Schoo! District, assuming an average of 0.5 children per household. {Census
2000) '
The subdivider has not proposed a voluntary contribution. (Application)
Notification letters were sent to the Hamilton Schooi District requesting comments on :
November 11, 2007 and March 5, 2008, but no comments have been received from the Schoo
District. (Subdivision File) -
8. The cost per pupil for one year in the Hamilton School District, excluding capital costs, is
$6,619. Taxes from new residents are not immediately available to the school districts. (Exhibit
A-5)
9. To mitigate impacts on the School District, the subdivider shall submit a letter or receipt from
the Hamilton School District stating that they have received an (amount) per-lot contribution

~No
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prior to final plat approval. (Condition 12) (Staff Note: Staff recommends that the BCC
negotiate an amount with the subdivider and include the appropriate finding(s) supporting the
amount in their decision.)

Water and Wastewater Districts
10. Individual wells and wastewater treatment systems are proposed to serve the lots, The
property is not near any municipal water or wastewater systems. (Application)

Law Enforcement and County Emergency Services (Sheriff, E-911, DES)

11. The Ravalli County Sheriff's Office provides law enforcement services to this area. (Application)
12. Nofification letters were sent to the Ravalli County Sheriff's Office requesting comments on
November 11, 2007 and March 5, 2008, but no comments have been received from the

Sheriff's Office. (Subdivision File)

13. The average number of people per household in Ravalli County is 2.5. (Census 2000)

14. The subdivider has yet fo propose a contribution to mitigate the impacts of the estimated
addition of 12.5 people on Public Safety Services. (Application)

15. To mitigate impacts on Ravalli County Public Safety Setvices, Sfaff recommends the
subdivider negotiate a contribution with the BCC, fo be deposited into an account for Public
Safety Services (Sheriff, E-911, DES) prior to final plat approval. (Condition 13}

Emergency Services _
16. Ambulance services will be provided by Marcus Daly Memorial Hospital EMS Dept. Marcus
Daly was contacted but no comments have been received to date. (Subdivision File)
-17. To mifigate impacts on emergency services, the subdivider shall meet the following conditions
and requirement:
o The subdivider shall provide evidence with the final plat submittal that they have applied for
County-issued addresses for each lot within this subdivision. (Condition 4)
* A road name sign shall be installed for Cochise Way. (Condition 10)

Solid Waste Services

18. Bitterroot Disposal provides solid waste service to this site. (Application}

19. Notification letters were sent to Bitterroot Disposal requesting comments on November 11,
2007 and March 5, 2008, but no comments have been received. {(Subdivision File)

Utilities -
20. The proposed subdivision will be served by Northwestern Energy, Ravalli Electric Coop, and
Qwest Communications. (Application)
21. Notification letters were sent to both utility companies requesting comments on November 11,
2007 and March 5, 2008, but no comments have been received to date. (Subdivision File)
22. The following requirements will mitigate impacts of the subdivision on local utilities:
« Existing and proposed utility easements shall be shown on the final plat. (Requirement 2)
o The subdivider shall submit utility availability certifications from Northwestern Energy and
Qwest Communications prior to final plat approval. (Requirement 17) .
» The subdivider shall provide evidence that a 60-foot wide “public road and utility easement”
has been filed through Tract A-1 of Certificate of Survey #5783 prior fo final plat approval.
{Condition 7)

Roads

23, There are five proposed single family residential lots within this subdivision. It is estimated at
build-out that this subdivision will generate a total of 32 additional vehicular trlps per day,
assuming 8 trips per day per single-family dwelling. (Application)
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24. 8kalkaho Highway provides access to the subdivision from US Highway 93. Both roads are
state operated highways. (Application)

25, The applicant is proposing to construct the internal road, Cochise Way, to meet County
standards. (Application)

26. The applicant is proposing a 60-foot wide private road and utility easement far Cachise Way.

(Application)

27. A Road Maintenance Agreement outlines what partles are responsible for maintaining the
roads within the subdivision, and under what conditions. (Application)

28. To mitigate impacts on the roads leading to the subdivision, the following conditions and
requirements shall be met:

s The subdivider shall provide evidence that a 60-foot wide “‘public road and utility easement”

- has been filed through Tract A-1 of Cerlificate of Survey #5783 pnor to final plat approval,
(Condition 7)

¢ The easement for Cochise Way shall be labeled as a 60-foot wide public road and utility
easement on the final plat. (Requirement 2(b), Condition 8)

« Final approval from the Ravalli County Road and Bridge Department that Cochise Way was
constructed to meet County standards shall be submitted with the final plat. This packet
shall include final road plans and grading and storm water drainage pfan, a.road
certification for Cochise Way, and a final letter of approval from the Ravalli County Road
and Bridge Department. (Requirements 15 and 16)

» A notification of the road maintenance agreement for Cochise Way shall be included in the

. notifications document filed with the final plat. (Condition 1)

« To mitigate potential impacts of this subdivision on any possible future public water, sewer
system, or improvements to the road system, the RSID/SID waiver filed with the final plat
shall address these services/facilities. (Condition 3)

« The stop and road name sign shall be installed prior to final plat approval. (Requirement 23
and Condition 10) ' '

e The final plat shall show a no-ingress/egress zone along the Ponderosa Drive frontage of
the subdivision and a notification of the no-ingress/egress zone shall be included in the
notifications document. (Requirement 2 and Conditions 2 and 9)

Conclusion of Law:
With the mitigating conditions of approval and requirements of final plat approval, impacts of
the subdivision on local services will be reduced.

CRITERION 4: EFFECTS ON NATURAL ENVIRONMENT

Findings of Fact:

Alr Quality '

1. This proposed subdivision would add five new homes to an area of existing low density
‘development, south of the City of Hamilton. (2004 Aerial Photograph and Site Visit on 3/5/08)

2. The Montana DEQ has identified that burning sources — such as fireplaces and wood sfoves —
are the most common sources of particulate matter (PM-10 and PM-2.5). The smaller PM-2.5
particles, often referred to as "fine particulates,” are easily inhaled and can cause tissue
damage, emphysema, bronchitis, and cardiovascular complications. Children, seniors, and
individuals with pre-existing respiratory diseases are most susceptible to these hea[th risks.
(Montana DEQ Citizens Guide to Air Quality in Montana’
http://www.deq.mt.gov/AirMonitoring/citguide/understanding.asp)

3. To mitigate impacts on air quality, the covenants shall include a provision recommending that
homeowners refrain from installing wood stoves. (Condition 2)
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Ground Water Quality

4. The subdivider is proposing individual wells and wastewater facilities, The subdivider submitted
water and sanitation information per MCA 76-3-622. The Ravalli County Environmental Health
Department provided documentation indicating that they have received adequate information
for local subdivision review to occur. (Application)

5, The subdivider is required to submif a DEQ Certificate of Subdivision Approval prior fo final
approval. (Requirement 9)

Surface Water Features '

6. There are no streams, rivers, riparian areas or wetlands on or adjacent to the property.
However, the Hedge Ditch abuts the northern property boundary, (Application, Site Visit, GIS
data)

7. The subdivider shall install a fence along the northern property boundary in accordance with
Section 5-6-2(b) of the Ravalli County Subdivision Regulations. (Requirement 23)

i.lght Pollution

- 8. The addition of homes in an area that currently has lower density development has the
potential to create light pollution. Sky glow, glare, light trespass into neighbor's homes, and
energy waste are some of the components of light pollution. (International Dark-Sky
Association)

9. To miligate the impacts of light poliution stemming from new construction, the protective
covenants shalf include a provision recommending full cut-off lighting on new construction.
(Condition 2)

Vegetation

10. The subdivider submitied a Ravalli County Subdivision Noxious Weed Evaluation Form that
stated spotted knapweed is scattered on the property.

11. According to MCA 7-22-2152, any person proposing a development that needs state or local
approval and that results in the potential for noxious weed infestation within a weed district shall
notify the weed board at least 15 days prior to activity. Consequently, 15 days prior to activities
requiring a revegetation plan, such as road construction, a plan shall be submitted to the weed
board for approval by the board.

12. The Montana Natural Heritage Program found that the palish sedge and the state champion
tree were found within the same sections as the subject property (Application). The subdivider
submitted and was granted a waiver from completing a Sensitive Species Report (Exhibit A-6)

13. To mitigate impacts on the nalural environment, a noxious weed control provision shall be
included in the protective covenants filed with the final plat for this subdivision. (Condition 2)

Archaeological Resources '

14. There are no known sites of historical significance on the property. (Application)

15. To mitigate possible impacts on any potential sensitive historical, cultural, archaeological,
paleontological, and/or scenic sites, the following staterent shall be included in the covenants: -
“If any archaeological, historic, or paleontological sites are discovered during road, utility, or
building construction, all work will cease and the developer will contact the State Historic
Preservation Office to determine if the find constitutes a cultural resource and if any mitigation
or curation is appropriate”. (Condition 2)

Conclusion of Law:

Impacts from this subdivision on the natural environment will be reduced with the mitigating
- conditions and requirements of final plat approval.
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CRITERION 5: EFFECTS ON WILDLIFE & WILDLIFE HABITAT

Findings of Fact = - -

1. In aletter received August. 28 2007, FWP stated that this. property has g high hkellhood of
human/wildlife conflict and recommended including “living with wildlife” covenants. (Exhibit A-7)

2. The property is not located within big-dame winter range. (FWP)

3. According to the Montana Natural Heritage Program, the. Townsend‘s Blg—Eared Bat, Gray
Wolf, and Marbled Jumping Slug were identified as species.of concern as they have been-
known 1o exist in the same section as the praposed subdivision. The subdivider requésted and
received a waiver from the reguirement fo submit 3 sensitive speCtes report because of lack of
habitat on the property for all species. (Exhibit A-6) S

4. To mitigate impacts on wildlife, the following condlitions shall he met:

« The covenants shall include a living with wﬂdﬁfe sectfon, (Cond;t;on 2)

Conclusion of Law:
With the mitigating conditions of approval, impacts on Wildlife & Wildlife Habitat will be
reduced.

CRITERION 6: EFFECTS ON PUBLIC HEALTH & SAFETY

Findings of Fact:

Traffic Safety

1. Access is proposed off Skalkaho Highway and Cochise Way from US nghway 93,
(Application)

2. The requirements.and conditions listed under Roads in Criterion 3 will mitigate the impacts of
the subdivision on traffic safety.

Emergecy Vehicle Access and Response Time

3. The proposed subdivision will be served by the Hamilton Rural Fire District, the Ravall] Coun’ty
Sheriff's Office, and Marcus Daly Memorial Hospital EMS Department. (Application)

4. The requirements and conditions listed under Fire District, Law Enforcement, Emergency
Services, and Roads in Criterion 3 will mitigate the impacts of. the subdivision-on emergency
vehicle access and response time. : o

Water and Wastewater
‘5. The subdivider is proposing individual wells and wastewater facilities. The subdividers
- submitted water and sanitation information per MCA 76-3-622. The Ravalli County
Environmental Health Department provided documentation indicating that they have received
adequate information for local subdivision review to occur. (Application)
8. The subdivider is required to submit a DEQ Certificate of Subdivision Approval prior to final
approval. {(Requirement 9) :

Natural and Man-Made Hazards

1. To mitigate the impacts of hght pollution stemming from new construction, the protective
covenants shall include a provision rec:ommendmg full cut-off lighting on new construction.
(Condition 2)

2. Accordlng to a document titled “Radon and You, Promoting Public Awareness of Radon
in. Montana's Air and Ground Water” pubhshed by DEQ and the Montana Bureau of Mines and
Geology, there is a high potential for radon in Ravalli County. (DEQ)

3. To mitigate impacts on public health & safety, the covenants shall include a statement
regarding radon exposure. (Condition 2)

4. The preliminary plat and soils map indicate that the subdivision may have soils rated as "Very
Limited” for road and building construction. (Application)

5. To educate property owners and to mitigate potential impacts of this subdivision on Public
Health & Safety, a notification of the potential for *Very Limited” soifs shall be included in the
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notifications document filed with the final plat. A reduced plat showing the approximate
~ locations of soils rated as “Very Limited” for roads and building construction and descripfions of
the soils in question shall be attached to the notifications document as an exhibit. (Condition 1)
8. Unfenced irrigation supply ditches pose a significant and tangible threat to young children
when located within & residential setting. The Hedge Ditch is considered an irrigation supply
ditch, as opposed to a lateral ditch or smaller ditch, in which case the fencing requirement of
Section 5-6-2 applies.
7. To mitigate impacts fo Public Health & Safety, the covenants shall include a provision requiring
the maintenance of the fencing along the Hedge Ditch. (Condition 2) '

Conclusioh of Law:
The mitigating conditions and requ1rements of final plat approva! will address impacts on Public
Health & Safety.
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VARIANCE REQUEST

The subdivider is requesting a variance from Section 5-4-4(d) of the RCSR, fo relieve the
subdivider from connecting the internal subdivision roadway to Ponderosa Drive.

Variance Analysis
Section 7-3-5(a), RCSR, outlines two sets of criteria to be used in analyzing a variance request.

Prefequisite Variance Criteria
In order for a variance to be considered for approval, the BCC must first determine that the
variance request meets these stipulations:

1, Strict compliance with these regulations will result in undue hardship.
2. Compliance is not essential to the public welfare.
Variance Review Criteria

If and only if a positive determination is made on both of the prereq uisite criteria, the BCC may
then consider the variance for approval, based on the five variance review criteria;

A. The granting of the variance will not be substantially detrimental to the public health, safety
or general welfare or injurious to other adjoining properties.

B. The conditions on which the request for a variance is based are unique to the property on
which the variance is sought and are not applicable generally to other property.

C. Physical conditions, such as topography or parcel shape, prevent the subdivider from
. meeting the strict letter of these regulations. These conditions shall not result from the past
actions of the land's current or previous owner{(s).

D. The variance will not in any manner vary the provision of the zoning regulations or the
Growth Policy.

E. The variance will not cause a substantial Increase in public costs.

Both sets of criteria were reviewed simultaneously. Findings for Prerequisite Criterion #1 are
based on an analysis of Variance Review Criteria B and C. Findings for Prerequisite Criterion #2
are based on an analysis of Variance Review Criteria A, D, and E.

Five Variance Review Criferia
A. The granting of the variance will not be substantially detrimental to the public health,
safety or general welfare or injurious to other adjoining properties.

Findings of Fact:

1. Ponderosa Drive is a county-maintained, paved road providing access fo existing lots within

Bonanza Lands No.2. {Application)

2. The subdivider is required to connect new roadways to a right-of-way or easement in
adjacent platted areas to allow for proper inter-neighborhooed traffic flow. (Section 5-4-4(d)
RCSR)

This subdivision will add an estimated 40 trips per day to Skalkaho Highway.

The subdivider is proposing an access off Skalkaho Highway through an adjacent parcel

that is also owned by the subdivider because the applicant wants to avoid road construction

on slopes from 10% to 20% in the southern portion of the property. This would results in fill

depths in excess of 20 feet. (Variance Application)

5. The Montana Department of Transportation (MDT) has stated if a no ingress/egress zone
is placed along the Ponderosa Drive frontage of the subdivision, MDT will issue an
approach permit off Skalkaho Highway. (Application)

P w
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6. To mitigate impacts on public health and safety, the no-ingress/egress zone, as proposed
on the preliminary plat, shall be shown on the final plat. A restriction shall be included in the
covenants. (Conditions 2 and 9, and Requirement 2)

Canclusion of Law:
The granting of the variance will not be substantially detrimental to public health and safety,
general welfare, and adjoining properties.

B. The conditions on which the request for a variance is based are unique to the property
on which the variance is sought and are not applicable generally to other property.
Findings of Fact:

1. The applicants are proposing fo access the subdivision off Skalkaho Highway. (Application)

2. The applicants are required to connect to adjoining neighborhoods via Ponderosa Drive.
(Section 5-4-4(d})

3. There are physical conditions that make if difficult for the applicant to access off Ponderosa
Drive. (Variance Application)

4. If there is a no-ingress/egress zone along the Ponderosa Drive frontage of the subdivision,

- MDT will issue an approach permit off Skalkaho Highway. (Application)

Conclusion of Law:
The fact that MDT will only issue a permit off Skalkaho Highway if there is no access via
Panderosa Drive, which is in conflict with Section 5-4-4(d) of the Ravalli County Subdivision
Regulations, is a unique condition.

C. Physical conditions, such as topography or parcel shape, prevent the subdivider from
meeting the strict letter of these regulations. These conditions shail not result from the
past actions of the land’s current or previous owner(s).

Finding of Fact:
Road construction through the southern portion of the property to access Ponderosa Drive
would require fill depths in excess of 20 feet because of the 10% to 20% grades. (Variance
Application & Application)

Conclusion of Law:
Topography makes it difficult for the applicant to meet this regulation, but it does not
prevent the applicant from meeting the requirement through engineering.

D. The variance will not in any manner vary the provision of the zoning regulations or the

Growth Policy.

Findings of Fact.

1. The subject property is under the jurisdiction of the interim zoning regulation limiting
subdivisions to a density of one dwelling per two acres (recorded as Resolution 2038). The
application complies with Resolution 2038. ' -

2. Relevant countywide provisions in the Ravalli County Growth Policy are outlined in italics
below. Provisions of the Ravalli County Growth Policy are followed by an analysis (bulleted
points) of the variance request against these provisions.

Countywide Goal 4: Provide necessary infrastructure and public services to

accommodate population growth and new development without undue impacts on the

quality, quantity and cost of service to existing residents.

s The applicant is proposing to construct an internal subdivision road to meet County
standards. The road will access off Skalkaho Highway. (Exhibit A-2)

" North Park, Bonanza Lands No. 2, AP Staff Report Issued: April 7, 2008 Page 23 of 24



e Ifthere is a no-ingress/egress zone along the Ponderosa Drive frontage of the
subdivision, MDT will issue an approach permit off Skalkaho Highway. (Application)

« To mitigate impacts on public health and safety, the no-ingress/egress zone, as
proposed on the preliminary plat, shall be shown on the final plat. A restriction shall be
included in the covenants. (Conditions 2 and 9)

Conglusions of Law: 1
1. The subdivision proposal complies with applicable zoning regulation.
2. The variance wili not vary from the provisions in the Growth Policy.

E. The variance will not cause a substantial increase in public costs.
Findings of Fact:
1. If there is a no-ingress/egress zone along the Ponderosa Drive frontage of the subdivision,
MDT will issue an approach permit off Skalkaho Highway. (Application)
2. To mitigate impacts on public health and safety, the no-ingress/egress zone, as proposed
on the preliminary plat, shalt be shown on the final plat. A restriction shall be included in the
covenants. (Conditions 2 and 9)

Conclusion of Law:
The granting of the variance will not cause a substantial increase in public costs.

Prerequisite Variance Criteria
A. Strict compliance with these regulations will result in undue hardship.
Findings of Fact:
1. The conclusion for Criterion B is that MDT's statement that they will provide an approach
permit off Skalkaho Highway if access via Ponderosa Drive is restricted, which conflicts
~ with the Ravalli County Subdivision Regulations, is a unique condition.
2 The conclusion for Criterion C is that while the topography makes compliance with the
regulations difficult, it is not impossibie.

Conglusion of Law:
Strict compliance with these regulations will result in undue hardship.

B. Compliance is not essential to the public welfare.

Findings of Fact: _

1. The conclusion for Criterion A is that granting the variance will not be substantially
detrimental to public health and safety, general welfare, and adjoining properties.

2 The conclusions for Criterion D are that the variance request complies with applicable
zoning regulations and does not vary from the provisions in the Growth Policy.

3. The conclusion for Criterion E is that the granting of the variance will not cause a
substantial increase in public costs.

Conciusion of Law:
Compliance is not essential to the public welfare.

C. Overall Conclusion on Hardship and Public Welfare
The variance application provides evidence that there is an undue hardship and that
compliance with the RCSR is not essential to the public welfare.
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| EXHIBIT A-1

December 1, 2007 | ' ' | REC ‘EI VED

Tristan Ridell DEC 10 2007
Ravalli county Planning department | ' TL- 0115 - 1535
715 South 47 Street, Suite Ravalll County Pianning Dept,
Hamilton, MT 55840

Subject : Morth Park, Bonanza Lands No. 2, AP Minor Subdivision
Preliminary Play ‘ -

Dear Tristan:

The Nosth Park, Bonanza Lasds No, 2, AP Minor Subdivision prelipinacy plat shows 5
Jots on 10,4 acres, The sequired parkiand dedicatio wwould be five percent-of the 104
acre subdivision-or about.0.5 acres. Rincethisis smaller than e desired size for a

neighborhood park, the Ravalli County Pask Board resommends cash-in-lien to meet
their park obligation, -

Thapk you for providing vs:with the preliminary plant for omment. 1f you have

questions, don’t hesitate 10 cortact Bob Cron &t 375-2364.

Sincerely,

Robert M. Cron
For :

Gary Leese

Chairperson, |
Ravalli Comnty Parks Board
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. EXHIBIT A-2

T T TRy TR

David Qhnstad

From; David Ohnstad

Sent: ‘Wednesday, January 30, 2008 11:09 AM
To: Tristan Riddell

Ce: ~ 'John C Horaf'

Subject: FW: North Park, Block 2
Attachments: Prelim Review Completion 012508.pdf

Tristan -
I will defiver to your office the preliminary design review package for the referenced subdivision.

The Read & Bridge Departmentwﬂl é_tpprove this pr.eiiminary désign with the expectation and
understanding that all.concerns identified through-the preliminary review process are appropriately
addressed through final design. )

David
DAVID H. OHNSTAD

COUNTY ROAD SUPERVISOR
RAVALLI COUNTY, MONTANA

From: Cindy Kuns [mailto:CKuns@wgmgroup.com]
Sent: Friday, January 25, 2008 5:08 PM

To: David Ohnstad

Subject: North Park, Block 2

We have completed the preliminary review for the above-referenced project. Please find
our completion memo attached. A hard copy will be mailed with all referenced attachments.

Cindy Kuns
Project Assistant

W+ WIHHUER MM + EPENEENIRE - pHETA
P.0. Box 18027 » 3021 Palmer Sirset
Missoula + Montana » 56808

E-mall: CKuns@wamgroup. com
A0B-728-4811 %126 « FAX: 406-728-2476

hitpAvww, Wamgraup.com
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RCRBD’ SC : of
celye ance WIth Step 8 of the RCRBD's Schedule of ACt[VItleS't co,mpl_,

' Desngn englne rr‘,_sponse to co
5) Emalis dated 1/21/08 and 1/22/08

1ew is baged on the 2004 version of the AASHTO ¢
ighways and Streets, the 2001 version of t e AASHTO Gy
gn of Very Low—Volume Local Roads (ADT<400), and the Raval
division Regulations. :

Review of the plans and reports are fimited to general confermanoe thh‘the R
: 'y'SUdeVISIOh Regulations in place at the fime thé subdivision‘appli itiol
submitted. This is not a complete or comprehensive review of the demgn assumptio s
or tonelusions of the design professional who submitted the plans and reports, A’ Il
setof construction plans will need to be submitted by the developer forreyiew by th

'RCRBD prior to beginning construction,

N Thank you for the opportunity to work with the Ravalli County Road Department lf you
have any questions, please contac:t our office. | |

#0271 PALMER STREET m .0, Eox 16027 & MissOuLA, MT S9BO8-6027
TEL! 406, 72B. 4571 B FAX: 406,72B.2476 & WWW,. WEMEBROUP, COM '
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DATE:
Tb:
ce:

FR@M’

RIS

FIRRATR

On behalf of the Ravalli County Read and Bridge ”lepartme . ) Ou
reviewed the prehmmary grading and drainage plans and reparis subrmtted =fnr*the
above—referenced project.

This rev1ew memorandgm is pgrl_: of Step 6.on the: RORBDs *Sehe
- ion Prejects” form This re
; of i

Design-of H ",f‘,way.u d Streets andthe 2001 version:ofthe
Geometric Design of Very Low-\lelume Local Reads (AIT-:AOM_: ,

Based on our review, we have the following comments.
Roadways

1. The Schedule for Roadway Design fists a Sag “K“ valie of 7 re‘ferencmg; Exhiblt
12.of the Low Volume -AASHTO book. Exhibit 12 applies enly' thica
curves. The Low Volume hook sfated that sag veriical-curves should be -
'desngned per Chapter 5 of the AASHTOQ. policy on Geemetnc Deslgn of: nghways
“and Strests. Chapter 5, Exhibit 5-2 lists a minimum "K" value for a.sag vertical
curve: ‘of 28. F'Iease adjust the street grgdes to lengthen thie-vertical curve.

2. Please label the honzontal curve radius. -

3. 'F'Iease mdleate that the required saght d:stance along Skalkaho nghway is
available for the intersection of the Cochise Lane.

Be  Aerians b Bia B
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Bitterroot Engineering & Degign, Inc.
November 20, 2007 1180 Esstside Hwy, Corvallis, MT 59888
(406) 9B1-5634  FAX (406) 961-5654

WGM Group

Atin: Jonathan Gass, PE
PO Box 16027
Misspula, MT 59808

REF: North Park, Bleck 2, AP, Hamilton, MT.

Pear Jonathan,

Based on your review, we are providing the following revised items:
. ~2 copies of improvement plan,

~Storm drainage report,

~Design schedule.

Roadways , . , _ .
1. See revised plan and design schedule, The vertical curve length was increased.
2. See revised plem, ' _
3, See attached preliminary. approval from MDOT. Also, noted on plans.
4 .
5

-

. Comment noled.
. See revised plans,

Storm Drainage \ - . | _ .

1. The storm water basin is a detention hasin, 1t is not located in a elosed.condition.
The basin has been‘reviset {ude the total 2 year-1 Hiour storm per DEQ. 1
was undet the a; nly thie additional storm water was to'be retdined.

2. See revised storm: rt-and plans. '

rainage Tepo

Thanks for expediting the -pri-ér review and look fdrward to hearing from you,

If you have-any questions, please give me a call.

Sincérel-y, _ _
BITTERROOT ENGINE

o [N(tr\cd-

Mo

NV 29 2007

ERING AND DESIGN, INC.

~ WGH GROUP, INC

Fileos oo Silb_c_a__ﬂm_ﬂ_
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MEMORANDUM

DATE: December 14, 2007

TO:  JohnHorat, P.E,, Bitterro'@tfﬁnginaering & Design, inc.

co: Dayid: ths‘tad. Ravalii County-Road & Bridge Department
John Lavey, Ravalli Gounty Planning Department

FROM: Jonathan .. Gass, P.E.
RE: North Park, Block 2, AP Respanse to Design Enginﬁer-Cpl;ﬁlmemﬁ '

On behalf of the Ravalll Gaum;y RDEE! and: Brldge Department (RQRBB) ouroffice-has
revnewed your response to our xnltlal prehmlnary réview comments for the. above-
on, 1 wdum is part of Staps 8and 7'on the

Preliminary review carnments have been addressed with thé following exdéhtinﬁfs..'

Storm'_r'-aina,ge‘

| analyzéd fmrth.- ;1" year an
prowded Please provids 10-year storm-calculations,

2. Please describe the detention basin outfall and how discharge will be
controlled so as to notincrease-downstream fiows.

Please respond fo these comments as outhned inthe RCRED Schedule of Activities, so
we may somplete our review. Thank you.

el _ a o WA ‘ Ellkﬂn Hﬂ FD
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" Degember 19, 2007

Et:t'l:zrmni iﬁngmxrrmg & Eemgn, fnzc.

1,80 Eastside Huw  Qorvallis, MT 50828
{(ADE) DE1.BE34 FAX (406) BE1-BEL4

Atin: Jongthan Gass, PE ot
PO Box 16027

Missoula, MT 59808 T -
. ' : v e e TR s oA wnpan TR LT
B . . g peiraa g R \'! oy
e o Paf'k. Biﬂc}; 2, AP. Ham]]mm MW‘"—‘J%.‘ T |
“ & ‘ A i
. , :lnj.d."!; Groed o ‘
Dear Jonathen, 4 e ey

Based on.your réview, we are providing the following revised items:
-10.year storm calculations.
-Narrative helew,

1. Bee attached. calculanﬁns “Also, note that the roadside swalesand culvert were =
previously: sized for the 10 yearevent,

2, The basin'is sized for the enti ear 1 hour event. Therefore, no credit is being,
taken for predevelopmel diditions, n-the eveni that the basin capacity is.
exceeded, s“haetﬂow out.of the basin will oceur o the north:and west in the
drainage swals along Skalkaho Highway until the storm water enters the | Hedge
Ditch. No outflows ether than the top of the basin ara proposed. ,

If you have any additional guf;stmns, plr:ase give me & c:all. Thank vou.

Sincerely.
BITTERROOT ENGINEERING AND DESIGN INC

JL< . Ha

By John C. Horat, PE

i{f '




Pagelofl .

Jonathan ﬁa5$

me: John C Hc:ra’e hahn@brengmaar myrf net]
Sent:  Tuesday, January 22, 2008.9:45 AM

To: Jonathan Gass ‘
‘Subjeet; Re: North Park

Jonathan,

! c%cula’terl:l the 2 year-1 hour: siorm for rnad area as fallmws.
¢ Xl %8
=0.9 % 0,41 in, 32 2005, x /12 in.
= 991 af.

The propesed basin ls sizes for4

180.cd, Baged on ihis factor of over5, | believe ’zhe basin is oversized for what
we are proposing. Storm Water.

ingthbasin: should'be & rére event.

Please et me know as.soon-as possible fihis satisfies these comments. - Thanks in advance.
Singerely,
* John Horat, PE

- Original Méssage ~--
From: Jonathan Gass
‘TQ» 1 i

‘Ce: Cindy. Kuns' i
‘Sent; Monday, January 21, 20081 40 PM
‘Subject:: Norih:Park

John,

ion, please-address the amaunt of runoff from the paved roadthat
the pondis farge enoughta cmnigm 2~year, "1 -hour

T enfion’ basinwilkoveriop. ”l'he otitlet and
his runoff,

-nstorm runmff fram_ \
toute 1o the :rngatmnmtnh miay-need fo'be improved-ic aegommpodate 1

Once we have these comments: addressed, we willfinalize our review. Flease. jet me know if you. have any
guestions. Tharks.

Jonathan Gass, P,’E.
Frinoipal Enginesr

P.0. Box 16027 » 8021 Palmer Etrest
Misscula « Montana « 59808
.E-mall:J@ass @wgmagroup.com
A0B-728-4811 x 129 » FAX: 406-728-2478

ttp:ww, Womaroup.com

1MANNNR
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| amﬂmm : .ngvalﬁ C_Quntyf?lanning Rept.
slagle wS PaSe 7 { V"T“‘g‘ f\ Corvpso09-/707
Roreal Fire Conspasey o /gg\ W 70509

DISTRICT Zz=2ze== 1o Fitmion, a7 59540

FIRE PROTECTION STANDARDS

The following Fire Protection Standards were adopted on September 6, 2003.

The Hamilton Rural Fire District has established the Fire Protection Standards for
proposed new subdivisions within the district. The requirements were established with
consideration for the life and safety of the residents of the district, as well agthe -

" yolumteer firemen who protect the district, and o mifigate possible harm to the general

public.

Tn establishing the requirements, emphasis was givento the NFPA. 1, Chapter 18, The
Ravalli County Subdivision Regulations, The Ravelli County Road Depariment
Standards, and the 1993 Fire Protection Guidelines for Wildland Residential fnterface
Development. These Publications and Articles establish rules for dealing with fie
apparatus access roads, fire department access to puildings, water supplies for Hre
protection, installation and maintenance of fire - protection systems and clearance of
brush and vegetative growth from roadways. B

Consideration was also-given to Section 23.7.105 Administrative Bules of Montaga,
. which is adopted pursuant to authority of 50-3-102 (2) and 50-3-103, MCA, whic
incorporates by reference the NFPA 1, Chapter 18, and establishes a minimpm fre

prevention code for Montana.

Every effort has been made to use words and phrases consistent with the definitions given
in the above-mentioned publications. : :

ACCESS ROADS

The Fire District requires that all roads and bridges meet or exceed, and are maintained
to, the requirements of the NFPA. 1, Chapter 18, which reads in part: '

18.2.2.3.1 Required Access. Fire Apparatus access roads shall be provided for every
facility, building or portion of a building hereafter constructed or moved into or within
_ the jurisdiction when any portion of the facility or any portion of an exterior wall of the
first story of the building is Jocated more than 150 feet (45720 mm) from fire apparains
access as measured by an approved route around the exterior of the building or facility.




18.2.2.5,1 Dimensions. Fire apparatis access roads shall have an unobstructed fravel
surface not less then 22-feet in width, which may included a two foot shoulder on each
side of an 18-foot wide travel surface, and an unohstructed vertical clearance of not less
than 13 feet 6 inches (4115 mmy).

" 18.2.2.5.2 Surface. Fire apparatlis access roads shall be designed and maintained to
support the imposed Joads of fire apparats and shall be provided with a sprface sp as1o
provide all-weather driving capabilities,

18.2.2.5.6 Grade. The gradient for a fire appargins access road shall not gxceed the
maximnm approved by the fire chief. The Chief accepts the Resolotion approved by the
Board of County Commissioners of Ravalli County which sets the maximum acceptable
road grade at ten percent (10%).

EXCEPTIONS: 1. When buildings are completely protected with an approved
antomatic sprinkler sysiem, the provisions of NFPA. 1, Chapter 18, may be modified by
the Fire Chief. »

While not )l parts of the NFPA 1 are listed above it is fhe responsibility of the -
Subdivision Developer to constrict and maintain all fire apparaius access roads fo
comply with all aspects of the NFPA 1 and Ravalli County Standards.

SPECYFIC REQUIREMENTS: : ‘

The Fire District requests that all lots {premises) mest the reguirements of NFPA. 1,
Section 18.2.2.5.7 as soon as construction begins with a temporary or permanent address
posted at the premises driveway and upon occupancy with a permanent address posted in
accordance with the above NFPA 1. - ' '

BUILDING STANDARDS

The Fire District will request that all buildings be built o IRBC codes in order to profect
persons and property, and that all subdivisions shail be planned, designed, constructed
and maintained so a5 to minimize the risk of fire and 1o permit effective and efficient
suppression of fires. '

WATER SUPPLY

The water supply required by the NFPA. 1 for one or two family dwellings, not exceeding
3,600 square feet, requires a flow rate of 1,000 G.P.M, The code does not specify the
duration of flow for one and two family dwellings, however the Fire Protection
Guidelines for Wildland Residential Ynterface Development and the Ravalli County
Subdivision Regulations list the miniroum water supply of 2,500 gallons per lot, or 1,000
gallons per minute flow from municipal water systems. :

2




n orderto obtain and maintain a Class 5 ISO rating, the Hamilton Volunteer ¥ire
Department is required to flow 500 gallons and maintain this flow for 120 minutes, By
1SO standards this is nsually sufficient to protect single-family dwellings with adequate
spacing between structures. SO uses the following flow rates, from their Guide for
Determination of Needed Fire Fiow, Chapter 7, when considering adequate coverage for
density:

Distance Between Buildings Needed Fire Flow
More than 100° 500 gpm
31 - 100° 750 gpm
11-30° . 1,000 gpm
10° or less 1,500 gpm

The Hamilton Rural Fire District will nse these fire flows for all subdivisions of single-

" family dwellings with less than 10 lots. ATl developments of single-family dwellings with
10 or more lots require & minimur of 1,000 gallons per minote. All commercial,
industrial, or pomlti-family dwellings requirisg higher fire flows will have to be
engineered by the developer to determine nceded fire flows.

Any development in the rural area, with density requiring more than the 500 gallons per
minute being supplied by the Hamilton Volunteer Fire Departmant, will be requested to
supply the difference. The water supply installation, upkeep and maintenance will be the
responsibility of the Subdivision, pursiant fo NEPA 1, Section 18.3.5. '

The Fire District realizes the financial burden of installing and maintaining & water

supply and or storage tanks capable of providing the required water flows.and is-willing
to accept a voluntary contribution payment of $500.00 (Five Fundred Dollars) per lot, m
lien of the water supply required by the NFPA 1. Payment of $500,00 per fot will be due
upon approval of the subdivision. The Fire District will use funds paid-in liek of the water
supply Tequired by the NFP A. 1 to maintain or improve fire protection within the district,

- for the development of water supplies, or capifal improvements. -

EXCEPTYONS: 1. When all buildings in the subdivision are completely protected with
an approved automatic sprinkler system, the above listed water supply and in lieu of
payment schedule may be reduced by 50% (fifty percent). The Subdivision Covenants
rmust state that "All residences constructed within the subdivision will be protected with
an approved automatic sprinkler system.” Payment for the reduced amount of $250.00
per lot will be accepted at the time the Subdivision is approved. If at any time any
residence is built within the subdivision without an approved sprinkler system, aH lots
will be subject to an additionz] $250.00 payment, regardiess of whether they have
sprinklers in residences located on them or not.




‘ﬁXHIBIT A-5
Budget Per Pupil/Tax Levy Per Pupil.

- Year 2007-2008

Total Students
Budget October Budget
School - Count Per Pupl!
‘Corvallis | 8,248,716 . 1413 B,544
Stevensville Elem 4,318,675 815 7,014
Stevensville HS 3,844,872 428 9,026
Hamilion 10,896,135 1,618 8,618
Vigtor 2,354,712 349 8,747
Parby 3,918,507 435 8,008
Lone Rock Elem 2,010,732 301 8,880
Florence - §,004,225 898 5,688

MOTE: 1. 'This does not include any federal funds or budget for federal programs, This makes

these figures reflect budget and revenue only from state, county and local sources.

1.27,419
NOTE: * Gounfy levied Retj ement and Transportation

, Tax Levy Total Tax Levy
Total Tax Students County &  Per Pupll PerPupil TaxLevy PerPupil
Except  October State EXG Total Tax Inc Inc .
School Capital Count . Levwy* Capital = Capital Capital Capital Capital

Corvallis 1,894,368 C 1,413 0 941511 2,007 166,126 117,67 3,002,005 2,125
Stevensvile Elem 1,077,017 615 412,448 2422 120541  186.00 4,610,006 2,618
Stevensville HS 818,794 A28 329,287 2,695 1,148,081 2,685
Hamilton 2714396, 1,616 1,050,013 2320 009,210  562.68 4673819 2,882
Victc')r‘ 468,182 349 202,861 1,028 287,013 851.04 068,066 2,774
Darby 1,022,738 435 371,211 3,204 ‘ 0,00 1,383,048 . 3,204
Lone Rock Elem 432,030 301 223,020 2,479 102214 33957 758,170 2,518
Florence . BOS 776,153 2,239 24,542 27.33 2,085114

2,266




EXHIBIT A-6

November.29, 2007 '
Re: Sensifive Species waiver, North Park, Bonanza Lands No. 2, AR Subdivision

(Reyimolds)

Ploase ﬁnd atkaehadxjhe Wa:wer raguast fraih’ (iemrgs Marﬁha‘ll an derial pluto, and the
shov g {hie Tocation of: ths sansmve species.

Please review: aq'q._d:pmmda mmm@njc.

Thank you-

Tristan




ALCYON, LLC

- PO, BOX 218
HAMILTON, MT 58840
.- 408-381-1125

' 8/09/07

Karen Hughes . -

Ravalli'Cotinty Planning Department:
215 5. Fourth Street; Sufte
Hamjlton, MT58840

Re:  North Patl, _ﬁggnénga Lands No. 2 A.P.
Sensitive Species Report Waiver Reguest

Dear Ms. Hughes:
We are requesﬁng a -waivaf from théﬁensiitive Species Re_port required under 3-1-5(a)poocvi) RCSR.
Please review the attached Species ofﬁonnern ‘.Anai!‘ysis with reference to the map and species of

concern list provided by the Montana Natural Herltage Program.

Sincerely,

gfgé?/‘ﬂﬁhal],-ms |
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NORTH PARK, BONANZA LANDS NO. 2 A.P.
SPECIESOF CONCERN ANALYSIS
SECTION 18, T.5N, R20W

PALISH SEDGE — 3812 o | | o
Scott Mincempyer, Program Botanist for the Montana Natural Heritage Program writes: .

“Carex paliescens (palish sedge) was removed from Species of Concern status in 2006 due to the
ungertain nature of whether it is native or imtroduced to Montans and several other western states, It is
native to the eastém US but is currently thonght to petentially be.a reestt introdnetion into our area.
However, we still maintain the oeeirrense records and mapped feainres in our database, thps it showed up .

in the data request you received.”

STATE CHAMPION TREE — 4240
This is a singular occurrence and is not located on the subject property.

From the-Maontana Natural Heritage Program website database: :
“Plabitat use in Momtana has not béén evaluated in’ detail, but seems 1o be similar to other

localities in the western United States, Caves .and abandoned mines are used for matemity roosts and
hibernacula (Worthington 1991, Hendricks et al. 1996, Hendricks 2000, Hendricks et al. 2000, Foresman
2001, Hendricks and Kampweith 2001); nse-of brildings i late summer has also been reported (Swenson
and Shanks 1979). Habitats in the vicinity of roosis include Donglas-fir and lodgepole pine forests,
ponderosa pine woodlands, Utah juniper-sagebrush scrub, and cottonwood bottomland, In hibernacula,
ambient temperatures ranged from -1.010°8.0 degrees (30-to:46 when torpid Towngend's big-cared bats
were present) (Hendricks and Ksmpwerth 200T),-Temperatures at maternity roasts are poorly
documented; the temperaturs was 12-degrees(54 in mid-July near a-eolony in.an abandoned mine-in: Lake
County), and 18 degrees (66 in Augustneara ¢o ony in a large-and relgtively.open-cave chamber in Lewis
and Clark Connty). Most caves and mines in Montana appear to be i00-copl in summer foruse as
maternity roosts,” - R N R

' The subject property is primarily covered with sagebrush and-native grasses, with a few small
standing coniferous trees, and no.downfall, There is no suitable habitat for this species within the
subject property or immediate wicinity. e i -

i o L 3 U .

MARBLED JUMPING-SLUG — 24704
From a paper titled “Land Mollusk Surveys on USFS Region Lands: 2006" {June 2007) from the Montana
Natural Heritage Program: ~ = L - T

_ “We found this species at fi ve sites between 3660-4950 # elevation, in Mineral and Ravalli
counties,on the Bitterroot and Lolo national forests (Tablel, Appendix D and (). This species was 1i 15t
documented in Montana in 1912 (Vanatta 1914;Frest and Johannes 1995; Hendricks 2003). Until
recently, the global range was exclusively the Bitterroot Mountains. The Marbled Jumpingslug appears {0
be restricted to extreme western Montana south of the St. Regis River, near the state line with Idaho (Frest
and Johannes 1995, 2001; Hendricks et al. 2006); it may oecur in Jdaho, but this has yet to'be confi rmed.
Canopy at the 2006 sites included western redcedar, subalpine fi r, Engelmann spruce, western hemlock,
Douglas-fi r, ponderosa pine, cottonwood, and aspen. Up to four individuals were found at a single site,
wmnder downed wood.”
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EXHIBIT A-7

George Marshall
~Aleyon, LLC

‘PO Box 218

Hamilton, MT 59840~0218

Reference: Morth Park Lot, Bonanza Lands #2 (Reynolds)~~Proposed mmor 5 1ots on.
- 10.4 acres) subdmsmn, ~3 m:les SSB of Hamilton

Dear M. Marshall:

We haye remewedthe prelimina;

5L
ea’t*thlsfclenatmn
15, andpet

Thark you for providing ﬂ}e ggpgrtunity for FWP to comment on this subdivision.

Sincerely,
/s/ Mack Long

Mack Long
Regional Supervisor

ML/sr
¢: Ravalli County Planning Department, Atin: Renee Van Hoven, 215 8. 4 St,, Ste. F, Hamilton, MT 59840
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NariiPark Lot, Bonanza Lands #2.(Reynalds) ™

apased cov.enamsfqr'Norﬂi?aikLot Bonanze Lands 42 (

‘Propjose rifi Par Lot, Be eymolds recommended by Montana Fish,
- “Wiidiife & Park; Missoula; Atigtist 28,2007 !

i o

s esponsibility of iving with wildlife sad must bo resparsi
damage,-confining their pets, and propetly storing. ga
eawners must be aware of pol

Gonidn ;. Plohse contagt
Wissoula (3201 Spurgin Road, Missofila, MT

s v with wildlife.” Alterhatively, see FWP’s web site at

{ldtife, as-well as helping homeowners protect themselves, their property and the wild
hat Montanans valie. : , -

* Theollowing covenants are designed to help minimize problems that homeovmers sould ba

a. Homeowners must be aware-of the potential for vegetation damage by wildlife,
particularly from'elk and deer feeding on green lawns, gardens, fowers, ornamerital
<hrubs and trees in fhis subdivision. Homeowners must be prepared to take the

iibility to g ' tabl or pitotect their vegetation (fencing,

e

s, use properly-constricted electric fenoes and: makt oo

constantly, (Confact FWE fori _
exclude wildlife from gardens and/or home areas.)

for information on “all-species electric fencing™ (esignec

c. Garbage should be stored in secure animal-resistatit containers or indoors to avoid
attracting animsls such as bears, raccoons, gnd other wildlife. If stored indoors, do not
set garbage cans out until the morning of garbage pickup and bring them in 1o later than
that evening, :

d. Do not feed wildlife or offer suppletnents (such as salt blocks), attractants, or bait for
deer or other wildiife. Peeding wildlife resuits in unnatural concentrations of animals that
could lead to overuse of vegstation and disease transmission. Such actions yumseessarily
accustom wild animals to humans, which can be dangerous for both, It is against state
Jaw (MCA 87-3-130) to purposely or knowingly attract bears with supplemental food
attractants (any food, garbage, or other attractant for game animals) or to provide



poow TR

&
Wbl e

T
-, Noxtti Bavl Lot, Bonanzn Lands #2 (Reynolds)

. supplemental foed atiractants in a manner thet esults i “an artificial copcentration'of
" game animals that may potentially contribuie o the transmission of disease or that .

constitirtes & threat to public safety.” Also, homeowpers Tmst b ¢ aware that-desr Tight
opeasionglly attract mountain lions to the area. ' e

. Birdseed ip bird feedlers attraots boars. Ifsed, bird feoders must: 1) b suspended &
" Iinimum of 20 feet above groung level, 2) be at least 4 fept from. any support pole

 points, and 3) should be designed with a caicluplate located
. such that it collepts the seed knocked off the feeder by fo

5. ot sust be confined tohe houssyin a fenced yard o i a0 oiidoor kenmelcea hien

ot e th izt ool of the pner, aid ot be allowed 1o roan a5 iy o vhase
and kill big game and small birds and mafmals, Keeping pets confingd also helps

protest fhem from predatory wildlifs. Under current state law it 1s llogal for dogs fo
may also be held guilty (MCA B7-3-124).

" chase hoofed game animals and the owner

"+ " g Potfood ant/or liestock feed should be , i closed shieds or in
" resistant ontainers in oxder to avoid attrac ift ears, movmtain lions
skunks, raccoons, and other ets or livestoek:do.not leave foot
out overmight. Consider feeding pets indoors so that wild animials such as bear; skuink of

magpie do not learn to associate food with your home.

"h. Barbecue grills-shonld be stored indoors. Keep all portions of the barbecues clean.
< Food-spills and smells-on and near the-grill-odn aftract bears'and-other wildlife, -

i, Consider boundary fencing that is no higher tha
© no lower than 18 inches (at the bottom rail.or
~ movement and help avoid animals st

or injuring themselves when trying

fences. N

. j» Compost piles can _aﬂ:ra.ct skurks and bears. If used they should be kept indoors Or.L
' to'be wildlife-resistant. Compost piles should be limited to grass, leaves, and garden:

clippings, and piles should be turned regularly. Adding lime can reduee smells andhelﬁ
decomposition. Do not add food scraps. o .

k. Apiaries (bee hives) could attract bears in this area, -(If used, consult Montana Fish,
Wildlife & Parks or the U.S, Fish & Wildlife Service for help in planning and
constructing an apiary system that will help deter bears.)

1 These wildlife covenants cannot be changed or eliminated without the concutrence of the
poverning body (Ravalli County Commissioners).
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